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NOTICE 
 

State Board of Real Property Tax Services 
 

will meet on 

 

July 26, 2023 – 11:00 A.M. 
 

The meeting will be conducted by videoconference at the following locations. 

 

 

New York State Tax Department  

Office of Real Property Tax Services 

Central Office 

299 Old Niskayuna Rd.  

Wade Rd. Conference Room 1 

Latham, NY 12110 

New York State Tax Department 

ORPTS Western Regional Office 

Genesee County Building 2 

3837 West Maine Street Road 

Batavia, NY 14020 

 

 

New York State Tax Department 

ORPTS Southern Regional Office 

44 South Broadway, 6th Floor 

White Plains, NY 10601 

 

New York State Tax Department 

Buffalo District Office 

77 Broadway 

Buffalo, NY  14203 

 

 

Board members will be physically present at the Batavia, Buffalo, and White Plains locations.  

ORPTS staff will be physically present at the Latham location.  Members of the public may 

physically attend and observe the meeting from any of these locations.  In addition, the meeting 

may be observed online via: 

 

To access the meeting, call 1-518-549-0500 and use Access Code: 1619 69 1762 
 

 

The materials that will be considered at the meeting (outside of executive session, if any) will be 

posted in advance of the meeting at:  

 

https://www.tax.ny.gov/research/property/legal/stbd/index.htm  

 

Agenda 

 
I. State Board Administration – Minutes of June 14, 2023, State Board meeting 

II. State Equalization – Final 2023 state equalization rates where complaints were filed: 

Town of Fort Edward and Town of Hancock 

 
https://meetny.webex.com/meetny/j.php?MTID=m366cdb59ff2793e86aa86878aea16205  
  

https://www.tax.ny.gov/research/property/legal/stbd/index.htm
https://meetny.webex.com/meetny/j.php?MTID=m366cdb59ff2793e86aa86878aea16205
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III. STAR Exemption Appeals – General Discussion 

[The Board will be asked to discuss the individual appeals in Executive Session to 

protect the confidential information of appellants] 

  

IV. Executive Session [Subject to the approval of the State Board] – Discussion of individual 

STAR Exemption Appeals 

 

V. STAR Exemption Appeals – Action on Resolutions 

Conduct of Meeting 

 All State Board meetings are open to the public and, within two weeks of the meeting, a 

link to the meeting recording will be published on the State Board of Real Property Tax Services 

webpage. 

 The Board’s functions include the determination of final special franchise assessments 

and values, railroad ceilings and State equalization rates where complaints were filed.  

Additionally, the Board hears and determines reviews relating to determinations of County 

equalization agencies and appeals from property owners who are dissatisfied with the Tax 

Department's final determination of STAR eligibility.  

 Adequate opportunity to comment on matters considered by the Board is available 

through hearings and written submissions. All written documents relating to items on the agenda 

are available to the Board members in advance of the meeting. The agenda is ordinarily available 

two weeks prior to a Board meeting. 

 Persons who wish to address the Board concerning a specific item on the agenda may 

request permission to do so by notifying the Assistant to the State Board at least seven days prior 

to the date of the meeting. The Board encourages individuals who wish to address the Board at 

the meeting to provide written comments concerning a specific item on the agenda prior to the 

meeting in accordance with the above schedule. This process allows the Board to adequately 

address interested individuals’ concerns. When addressing the Board, presenters are encouraged 

to limit statements to no more than ten minutes. 

Services Available – Upon Request 

 To ensure that Board meetings are accessible to individuals with disabilities, services are 

available upon request if made the day before the Board meeting. For those attending the Board 

meeting who have hearing difficulties, an Assisted Listening System is available for use to 

amplify speakers’ voices, or an interpreter may be provided for those with deafness. For those 

watching the video of the Board meeting, closed captioning will be available. Please contact the 

Assistant to the State Board for these services. 



MEETING MINUTES 

SUBJECT TO APPROVAL BY STATE BOARD 

NEW YORK STATE DEPARTMENT OF TAXATION AND FINANCE 

STATE BOARD OF REAL PROPERTY TAX SERVICES 

 

MEETING OF JUNE 14, 2023 
 

A meeting of the State Board of Real Property Tax Services was held via videoconference. The 

following members and staff were present: 

 

Matthew Rand, Chairman  

Scott Becker  

Samuel Casella  
 

Rachel Ingalsbe, Acting Secretary of the State Board, and Interim Director of Real Property Tax 

Services 

Joseph Gerberg, Legal Advisor to the State Board, Office of Counsel 

David Markey, Legal Advisor to the State Board, Office of Counsel 

Brittany Murphy, Assistant to the State Board, Office of Real Property Tax Services 

Kayla Goyer, Assistant to the State Board, Office of Real Property Tax Services 

Brooke Wojdyla, Assistant to the State Board, Office of Real Property Tax Services 

 

Gary Drake, Real Property Analyst 3, Office of Real Property Tax Services 

Jennifer Lis, Real Property Analyst 1, Office of Real Property Tax Services 

Jim McGovern, Real Property Analyst 3, Office of Real Property Tax Services 

John Wolham, Real Property Services Administrator 1, Office of Real Property Tax Services 

Edward Martorana, Real Property Analyst 3, Office of Real Property Tax Services 

Margaret Owens, Real Property Analyst 3, Office of Real Property Tax Services 

Rebecca Bellard, Associate Accountant, Office of Real Property Tax Services 

Christi Dillenbeck, Taxpayer Services Specialist 1, Office of Real Property Tax Services 

Lilly Wilder, Real Property Analyst Trainee 1, Office of Real Property Tax Services 

Jesse Morris, Representative for Optical Communications Group, Coyle & Morris 

Brad Ickes, Optical Communications Group 

Roseanne Lemery, Fort Edward Assessor 

 

 

 

 

 

 

 



 

Meeting Minutes – June 14, 2023 

 

Mr. Rand called the State Board of Real Property Tax Services meeting to order at 11:00 A.M. 

He introduced the Board Members and various Tax Department staff members who were 

present. Ms. Ingalsbe gave a brief introduction of herself as the Acting Secretary of the State 

Board, and Interim Director of Real Property Tax Services. 

 

Agenda Item No. I - State Board Administration - Minutes of the January 31, 2023, State 

Board meeting 

On motion of Mr. Rand, seconded by Mr. Becker, Mr. Casella stated that the minutes of the 

January 31, 2023, Board meeting stand approved and were, hereby, adopted as written. 

Agenda Item No. II - State Full Values and Assessment 

Mr. Rand asked who will be presenting the resolutions. 

Ms. Ingalsbe turned the meeting over to Mr. Martorana. 

Optical Communications Group, Inc. (OCG) 

Mr. Martorana began by discussing the complaints related to Optical Communications Group, 

Inc. 

The Board Members turned the meeting over to Mr. Morris, the representative for OCG, to speak 

on their behalf. 

The Board Members had questions for both parties, Mr. Martorana and Mr. Morris responded. 

Mr. Rand motioned to approve resolution 23-12. Mr. Becker seconded the motion. 

Upon the affirmative votes of Messrs. Rand, Casella, and Becker, the Board approved and 

adopted resolution 23-12. 

 

Liberty Utilities (New York Water) Corp. f/k/a NY American Water Corporation, Inc. 

(Liberty) 

Mr. Martorana began by discussing the complaints related to Liberty Utilities. 

The Board Members did not have any questions. 

Mr. Becker motioned to approve resolution 23-11. Mr. Casella seconded the motion. 

Upon the affirmative votes of Messrs. Rand, Casella, and Becker, the Board approved and 

adopted resolution 23-11. 
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SLIC Network Solutions, Inc. 

 

Mr. Martorana began by discussing the complaints related to SLIC Network Solutions, Inc. 

The Board Members did not have any questions. 

Mr. Rand motioned to approve resolution 23-13. Mr. Casella seconded the motion. 

Upon the affirmative votes of Messrs. Rand, Casella, and Becker, the Board approved and 

adopted resolution 23-13. 

 

Bayonne Energy Center LLC 

 

Mr. Martorana began by discussing the complaints related to Bayonne Energy Center LLC. 

The Board Members did not have any questions. 

Mr. Casella motioned to approve resolution 23-15. Mr. Becker seconded the motion. 

Upon the affirmative votes of Messrs. Rand, Casella, and Becker, the Board approved and 

adopted resolution 23-15. 

 

Consolidated Edison Company of New York, Inc. (CE).  

 

Mr. Martorana began by discussing the complaints related to Consolidated Edison Company of 

New York, Inc.  

The Board Members did not have any questions. 

Mr. Becker motioned to approve resolution 23-14. Mr. Casella seconded the motion. 

Upon the affirmative votes of Messrs. Rand, Casella, and Becker, the Board approved and 

adopted resolution 23-14. 

 

Transcontinental Gas Pipeline Company 

Mr. Martorana stated that the complaint from Transcontinental Gas Pipeline Company was 

withdrawn. No action was required. 

Agenda Item No. III - STAR Exemption Appeals - General Discussion 

Ms. Ingalsbe turned the meeting over to Mr. Gerberg. 

Mr. Gerberg spoke briefly regarding the general principles of the STAR program. 

Mr. Casella made a motion to go into executive session to discuss the STAR appeals. Mr. Becker 

seconded the motion. 



Meeting Minutes – June 14, 2023 

 

Agenda Item No. IV - Executive Session - Discussion of Individual STAR Exemption 

Appeals 

Mr. Gerberg explained resolutions 23-16 through 23-24 to the Board in executive session. 

Agenda Item No. V - STAR Exemption Appeals - Action on Resolutions  

 

The meeting returned to public session. 

Mr. Rand stated resolutions 23-16 through 23-24 had been considered and that a vote could take 

place and 23-16 would be looked at independently. 

Mr. Casella motioned to approve resolution 23-16. Mr. Becker seconded the motion. 

Upon the affirmative votes of Messrs. Rand, Casella, and Becker, the Board approved and 

adopted resolution 23-16. 

 

Mr. Becker motioned to approve resolutions 23-17 through 23-24. Mr. Casella seconded the 

motion. 

Upon the affirmative votes of Messrs. Rand, Casella, and Becker, the Board approved and 

adopted resolution 23-17 through 23-24. 

 

Mr. Rand thanked everyone and with no further questions or comments, the Board concluded the 

meeting. 

 

Respectfully submitted, 

        Rachel Ingalsbe 

        Acting Secretary of the State Board 
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MEMORANDUM 

TO: State Board Members 

FROM: Mrs. Owens 

SUBJECT: Final 2023 State Equalization Rates, Complaints Filed 

OFFICE:  Real Property Tax Services  

DATE:  July 21, 2023 

Purpose 

To recommend final 2023 State equalization rates for two towns that filed complaints 

against their tentative 2023 State equalization rates.  

Recommendation 

Approval of resolutions 23-25 and 23-26 (Attachment A). The approval of these 

resolutions will result in the adoption of the recommended final State equalization rates for the 

Town of Fort Edward and the Town of Hancock. The recommended final State equalization rates 

are listed in Attachment B.  

Discussion 

The 2023 State equalization rates for cities and towns represent the relationship between 

the assessed value on the 2023 assessment rolls and the estimated full value of the municipality 

as of July 1, 2022. These estimates of full value are based on market value surveys conducted by 

The Office of Real Property Tax Services (ORPTS.) Under the procedures adopted by ORPTS 

for 2023 State equalization rates, when a survey yields a market value ratio that is within five 

percent of the locally stated Level of Assessment (LOA), the LOA will be adopted as the final 

State equalization rate. When a survey yields a market value ratio that differs from the LOA by 

more than five percent, the market value ratio will be adopted as the tentative State equalization 

rate. 

As of this date, 2023 State equalization rates have been established for 952 cities and 

towns. The State equalization rates for 937 of these cities and towns are the same as the LOA. 

Two towns have filed complaints against their tentative 2023 equalization rate. A summary of 

the complaints and staff’s recommendations for these complaints follows.  
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Town of Fort Edward- SWIS Code 533000: 

The stated Level of Assessment (LOA) on the town’s 2023 assessment roll is 100.00. The 

LOA declared on the tentative roll was not within five percent of the ORPTS estimate of market 

value ratio, therefore staff rejected the LOA and established a tentative 2023 State equalization 

rate of 91.55.  

The town objects to the tentative State equalization rate of 91.55 based on 11 sales that 

the town would like removed from the residential sales ratio analysis. The assessor claims 

ORPTS did not use the transmitted corrections provided on 10 of the 11 sales and that the town 

has no record of the 11th sale. The town also provided their own sales ratio analysis. The town 

also objects to the ORPTS residential market area trend. The town’s objection to the market area 

trend used in the sales ratio study claims a 10% trend for 2020-2021 and a 4% trend for 2021-

2022, instead of the ORPTS residential trend of 12% for 2021-2022. The town states that Fort 

Edward is different than the other towns in the market area used to determine the trends.  

The town did not submit the sales corrections to ORPTS by the due date of September 1, 

2022.  The corrections for 6 of the 10 sales were not transmitted to ORPTS until February 16, 

2023. Corrections on the other 4 sales were never received by ORPTS. The 11th sale the assessor 

requests ORPTS removes from the sales ratio analysis is a valid sale. 

The town did not present any supporting analysis to support either their market area 

residential trend or dispute the ORPTS market area trend. A market area is a group of towns with 

similar market influences.  Market areas are periodically reviewed with input from assessors and 

county directors.  If a town believes there should be an adjustment to their market area, 

documentation should be communicated to their regional liaison prior to the start of the market 

analysis process. 

The town’s submitted sales ratio analysis did not time adjust any sales in the analysis. 

Still, OPRTS removed the 11 sales from our sales ratio analysis as the town requested.  Once the 

sales were time adjusted to the 2023 equalization rate valuation date of 7/1/2022, the results were 

a lower residential sales ratio than our previously determined ratio of 91.09. 

ORPTS staff recommends no change to the tentative State equalization rate and the 

establishment of a final 2023 State equalization rate of 91.55 for the Town of Fort Edward. 

Town of Hancock- SWIS Code 123600: 

The stated Level of Assessment (LOA) on the town’s 2023 assessment roll is 10.00. The 

LOA declared on the tentative roll was not within five percent of the ORPTS estimate of market 

value ratio, therefore staff rejected the LOA and established a tentative 2023 State Equalization 

Rate of 8.12.  

The Town objects to the tentative State equalization rate of 8.12 based on the ORPTS 

appraised value of one of nine parcels in an economic unit known as the ‘French Woods Festival 

of the Performing Arts’. The parcel is in Major Type B (commercial property). The Town 
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requests that the appraisal of the subject parcel (450.-1-32) be lowered and believes it would 

result in a final State equalization rate of 10.00 

Since this complaint is more technical than the usual complaint, perhaps we should begin 

our discussion with an overview of the issues it presents.  The town’s complaint is based entirely 

on the argument that one particular camp that ORPTS had appraised is actually worth only 

$5,000,000, which is substantially below the $21,320,000 appraised value that ORPTS had 

determined for it. Further, this argument fails to establish a basis for the town’s complaint and 

request of a rate of 10.00.  Even if the town had established that the camp is worth only 

$5,000,000, that would not be enough to justify establishing a final equalization rate of 10.00.  It 

would, at most, support establishing a final rate of 8.78, which represents a modest increase over 

the tentative rate.  Further, as we will show, we believe the town has failed to meet its burden of 

establishing that this property is worth only $5,000,000.  As we shall explain, after reviewing the 

data we do not believe that a reduction in our appraised value for this camp is warranted, but we 

still believe it is worth at least $14,450,000.  Making that reduction would result in a final 

equalization rate of 8.39.  We recommend the final rate be established accordingly.   

The town contends the value of all 9 parcels in the economic unit to be $5,000,000 in 

contrast to the ORPTS value of $28,850,000 for the entire economic unit.  The ORPTS value for 

the one subject parcel named in the complaint is $21,320,000.  The town suggests that the 9 

parcel “Performing Arts” camp and a neighboring 6 parcel “Sports” camp be considered as one 

larger economic unit based on “common ownership” to support a reduction in value.  The town 

also claims ORPTS is using the total number of units in both camps for its appraisal of the 

subject parcel. Additionally, the town objects to the addition of office/apartment rents, the 

operating expenses of the camp and the potential gross income of the camp used in the ORPTS 

income approach to value of the subject parcel. The town also provides graphs of 92 camp sales 

across the State with a minimum sales price of $1,000,000 and an average sales price of 

$3,133,000 to support a reduction in value based on a sales comparison approach. 

ORPTS contacted the owner of both camps and ascertained that the two camps, with 

separate LLCs, operate independently and are economically independent.  The “common 

ownership” is not relevant to a reduction in value. 

The town suggests that ORPTS use of 750 camp units is incorrect and should be 500 

units.  In a conversation between ORPTS and the owner of both camps, the owner confirmed that 

750 units is correct for the “Performing Arts” camp alone, but that the average number of units 

used each week is currently only 600.  ORPTS increased the vacancy rate from 15% to 20% in 

our income approach for the subject property. 

ORPTS also reviewed the town’s suggestion that including the office and apartments 

rents in the income approach for appraising just the “Performing Arts” camp is inaccurate due to 

the integration of the 2 camps. ORPTS agrees to remove the office and apartment rents from the 

income approach due to the nominal income associated with office and housing in determining 

the subject appraisal. 

The town references the operating expenses of 2 other camps with tax exempt status. 

Again, in conversation with the owner of the camp, ORPTS confirmed that the “Performing 
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Arts” camp is a for-profit camp, unlike the 2 other camps referenced by the town. However, 

based on data from a 2021 business survey by the American Camp Association which supports 

an expense ratio of 61% using the categories the camp owner identified as an expense for the 

“Performing Arts” camp, ORPTS raised their expense ratio from 60% to 65% in its income 

approach. 

The town also states that that the Potential Gross Income (PGI) of the “Performing Arts” 

camp is $7,150,000.  ORPTS believe this amount is inaccurate for several reasons including the 

number of campers, the use of the maximum camper fee when there are shorter sessions, and the 

use of calculations based on the “Sports” camp. 

The assessor also provided a chart of 92 camp sales across New York State.  The assessor 

did not provide any specific sale information for any of the 92 sales including tax map number, 

date of sale, inventories and amenities which can be used in an appraisal.  The “Performing Arts” 

camp is a one-of-a-kind camp in its offerings, amenities and proximity to both downstate and 

upstate clientele. The uniqueness of the subject property would make any sales study used alone 

as an estimate of comparable market value inaccurate. 

After considering a sales comparison approach and making the noted adjustments to the 

income approach, along with standard adjustments for personal property and intangibles, ORPTS 

has reduced its estimate of full value for subject parcel 450.-1-32 from 21,320,000 to 14,450,000 

and recommends a final 2023 State equalization rate of 8.39 for the Town of Hancock.   

Attachment A – Resolution, Findings and Determinations 

Attachment B – Recommended Final State Equalization Rates List 
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RESOLUTION 23-25 

WHEREAS, the State Board of Real Property Tax Services has the power to 
determine the final State equalization rate for which a complaint has been filed pursuant 
to section 1210 of the Real Property Tax Law; and 

WHEREAS, on June 6, 2023 the tentative State equalization rate for the Town of 
Fort Edward, Washington County, was determined by the Office of Real Property Tax 
Services (ORPTS) in accordance with section 1204 of the Real Property Tax Law and 
20 NYCRR Part 8186; and 

WHEREAS, pursuant to section 1204 of the Real Property Tax Law and 20 
NYCRR 8186-2.7, notice of the determination of the tentative State equalization rate 
and the scheduled hearing date was mailed to the town on June 7, 2023; and 

WHEREAS, a complaint (Form RP-6085.1), dated June 27, 2023, was filed by 
the town as specified in section 1206 of the Real Property Tax Law and 20 NYCRR 
8186-15.2; and 

WHEREAS, a hearing pursuant to section 1208 of the Real Property Tax Law, 
and 20 NYCRR 8186-15.5, was held with regard to this complaint on July 3, 2023; and 

WHEREAS, at the July 3, 2023 hearing no appearance was made on behalf of 
the Town; and 

WHEREAS, ORPTS staff has reviewed the complaint, filed reports regarding 
such review with the Complaint Review Panel and has made recommendations. The 
results of the review are annexed hereto, made a part hereof and summarized in the 
memorandum to the State Board, dated July 26, 2023; and 

WHEREAS, the State Board has reviewed the abovementioned staff reports and 
recommendations and accepts the factual conclusions and recommendations contained 
therein; now therefore, be it 

RESOLVED, that the State Board hereby adopts staff’s factual conclusions and 
recommendations as Findings and Determinations of the State Board, to the same 
extent as if fully set forth herein; and, be it further 
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RESOLVED, that the State Board concludes that the final 2023 State 
equalization rate for the Town of Fort Edward as set forth in the List entitled 
“Recommended Final State Equalization Rates for 2023 Assessment Rolls for Towns 
Which Have Filed Complaints,” dated July 21, 2023, on file in the ORPTS, and 
submitted in Agenda Item II, is determined to be the final State equalization rate, and 
that such rate be certified for the respective 2023 assessment roll. 

Voting in favor: 

Voting against: 

Abstaining: 

Absent: 

STATE OF NEW YORK ) 
) ss: 

COUNTY OF ALBANY ) 

I, Rachel Ingalsbe, Acting Secretary of the State Board of Real Property Tax 
Services, do hereby certify that the foregoing is a true copy, and the whole thereof, of a 
resolution duly adopted by the State Board on July 26, 2023. 

IN WITNESS WHEREOF, I have hereunto subscribed my name and affixed the 
official seal of said Board of Real Property Tax Services this 26th day of July 2023. 

___________________________ 
  Rachel Ingalsbe 

 Acting Secretary of the State Board 



RECEIVED
Jun 27, 2023
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RESOLUTION 23-26 

WHEREAS, the State Board of Real Property Tax Services has the power to 
determine the final State equalization rate for which a complaint has been filed pursuant 
to section 1210 of the Real Property Tax Law; and 

WHEREAS, on June 20, 2023 the tentative State equalization rate for the Town 
of Hancock, Delaware County, was determined by the Office of Real Property Tax 
Services (ORPTS) in accordance with section 1204 of the Real Property Tax Law and 
20 NYCRR Part 8186; and 

WHEREAS, pursuant to section 1204 of the Real Property Tax Law and 20 
NYCRR 8186-2.7, notice of the determination of the tentative State equalization rate 
and the scheduled hearing date was mailed to the town on June 21, 2023; and 

WHEREAS, a complaint (Form RP-6085.1), dated July 12, 2023, was filed by the 
town as specified in section 1206 of the Real Property Tax Law and 20 NYCRR 8186-
15.2; and 

WHEREAS, a hearing pursuant to section 1208 of the Real Property Tax Law, 
and 20 NYCRR 8186-15.5, was held with regard to this complaint on July 12, 2023; and 

WHEREAS, at the July 12, 2023 hearing no appearance was made on behalf of 
the Town; and 

WHEREAS, ORPTS staff has reviewed the complaint, filed reports regarding 
such review with the Complaint Review Panel and has made recommendations. The 
results of the review are annexed hereto, made a part hereof and summarized in the 
memorandum to the State Board, dated July 26, 2023; and 

WHEREAS, the State Board has reviewed the abovementioned staff reports and 
recommendations and accepts the factual conclusions and recommendations contained 
therein; now therefore, be it 

RESOLVED, that the State Board hereby adopts staff’s factual conclusions and 
recommendations as Findings and Determinations of the State Board, to the same 
extent as if fully set forth herein; and, be it further 
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RESOLVED, that the State Board concludes that the final 2023 State 

equalization rate for the Town of Hancock as set forth in the List entitled 
“Recommended Final State Equalization Rates for 2023 Assessment Rolls for Towns 
Which Have Filed Complaints,” dated July 21, 2023, on file in the ORPTS, and 
submitted in Agenda Item II, is determined to be the final State equalization rate, and 
that such rate be certified for the respective 2023 assessment roll. 
 
   
Voting in favor:  
 
Voting against:  
 
Abstaining:  
 
Absent:  
 
STATE OF NEW YORK ) 
 ) ss: 
COUNTY OF ALBANY ) 
 
 
 I, Rachel Ingalsbe, Acting Secretary of the State Board of Real Property Tax 
Services, do hereby certify that the foregoing is a true copy, and the whole thereof, of a 
resolution duly adopted by the State Board on July 26, 2023. 
 
 IN WITNESS WHEREOF, I have hereunto subscribed my name and affixed the 
official seal of said Board of Real Property Tax Services this 26th day of July 2023. 
 
 
 
 
       ___________________________ 
          Rachel Ingalsbe 
                 Acting Secretary of the State Board 
  
 



RECEIVED 
07/12/2023





















 
The Town seeks an adjustment to the market value survey appraisal value for parcel 123689 450.-
1-32, one of nine parcels in an economic unit known as the “French Woods Festival of the 
Performing Arts” (herein to be referenced as the “Performing Arts Camp”).  
 
The Town’s Assessor contends that the value of the nine-parcel economic unit comprising the 
Performing Arts Camp is $5,000,000 in contrast to NYSDTF-ORPTS’ value of $28,850,000 for the 
nine-parcel economic unit based on the applicable valuation date of 7/1/2021.  ORPTS’ value for 
parcel 450.-1-32 was $21,320,000 while the assessment on the Town’s 2021 final roll for parcel 
450.-1-32 was $699,384 implying a market value of $5,595,072.  The Assessor did not appear to 
state an opinion of value for this specific parcel as part of this complaint. 
 
The nine Performing Arts Camp parcels are owned and operated by Hancock Land Company, LLC, 
while the six Sports Camp parcels are owned and operated by Chapel Hill Land Holdings, LLC. Staff 
have had three phone conversations with Mr. Ron Schaefer (November 2022, July 13, and July 17, 
2023) to ascertain / affirm facts specific to the Performing Arts Camp for purposes of this 
appraisal. While both LLCs were founded by Mr. Schaefer, he confirmed by phone on July 13, 
2023, that the LLCs and the camps operate independently, with little association with one another 
other than the occasional common use of some of the buildings on the Performing Arts Camp 
parcels.  “Common ownership” as used by the Assessor is misleading as the two camps are not 
associated with each other. 
 
The Assessor appears to suggest both camps comprise an overall economic unit based on common 
ownership. This can be seen in the Assessor’s claim that ORPTS has erroneously used 750 campers 
in its appraisal which he contends, represents both camps and not just the Performing Arts Camp.   
 
The Dictionary of Real Estate Appraisal defines an economic unit as follows: “A combination of 

parcels in which land and improvements are used for mutual economic benefit. An economic unit 

may comprise properties that are neither contiguous nor owned by the same owner. However, 

they must be managed and operated on a unitary basis and each parcel must make a positive 

economic contribution to the operation of the unit.” 

The six parcels that make up the Sports Camp and the nine parcels that make up the Performing 
Arts Camp are not contiguous, other than one parcel with housing on it (see Exhibit 1A through 
1D in the attachment for the aerial imagery of the two camps). The Sports Camp parcels, as the 
Assessor mentioned, sold in 2014 separate from the Performing Arts Camp, confirming the lack of 
economic association between the two camps. As the two camps are owned and operated by 
separate business entities, selling one camp independently of the other would not be an issue. 

 
With this information in mind – the camps owned by separate entities, operated separately, and 
are economically independent – the Sports Camp should not be associated with the Performing 
Arts Camp. Therefore, the information provided by the Assessor regarding the Sports Camp is 
irrelevant to the request for a reduction in the value of this parcel. 
 



The Assessor next discusses the development of Gross Income for the Income Approach to Value. 
 
The Assessor incorrectly claims that the total number of units to be used in the income approach 
should be 500 campers and not 750 campers because it “includes both camps”. As discussed 
earlier, other than a common founder, Mr. Ron Shaefer, the two camps are not associated with 
one another. They are owned by separate entities and operated separately. Mr. Schaefer 
confirmed on July 13, 2023, that the information he originally provided in November 2022 that 
750 campers is correct and appropriate for the Performing Arts Camp only. He also clarified on 
July 13, 2023, that the average number of campers was 600 per week. The income approach in 
ORPTS’ appraisal had used a 15% vacancy rate, however, upon confirming the average weekly 
number of campers with Mr. Schaefer, the vacancy rate has been increased to 20%. 
 
The Assessor’s second point about the common use of some of the buildings, while accurate, is 
irrelevant to the income approach appraisal because the two camps are neither economically nor 
operationally associated with one another. 
 
The Assessor claims that including the office and apartment rents in the income approach 
appraisal is “not appropriate” because the “office and staff housing are integrated into the 
operation of the economic unit” and “if the apartments and office were not available, the camp’s 
operations would need to increase expenses for rental of such facilities.” Since the housing and 
office space is vacant for 6-8 months of the year and only used for operational purposes of the 
camp, staff agrees that the nominal income associated with office and housing should not be 
included and have removed it from the income approach of ORPTS’ appraisal. 
 
Next, the Assessor discusses the Operating Expenses in the Income Approach to Value. 
 
In his letter, the Assessor references the operating expenses of two camps, Camp Fowler in 
Hamilton County, and Lake Delaware Boys Camp in Delaware County, that both receive 501(c)(3) 
tax exempt status. The Performing Arts camp, however, is a for-profit camp as confirmed by Mr. 
Schaefer in the phone discussions held with him (November 2022, July 13 and 17, 2023). 
 
That distinction noted, Mr. Schaefer explained the camp’s operating expenses as part of the 
November 2022 phone conversation with staff. The 60% expense ratio includes 
bus/transportation to and from Newark Airport and NYC, additional pandemic related expenses, 
staff wages (from directors down to counselors and includes invited instructors and performers), 
programming and maintenance for this overnight, for-profit camp, food and beverages, third-
party service staff, camp store merchandise purchased for resale, and utilities (note: electrical 
expenses are lower than typical due to a solar farm on the property). 
 
It’s important to note that the bus/transportation to and from Newark Airport and NYC that Mr. 
Schaefer mentioned was halted in 2020 due to COVID and hadn’t resumed as of the July 1, 2021 
valuation date of ORPTS’ appraisal. For this reason, the expense ratio could have been lowered to 
reflect the $250,000-$300,000 annual expense for bussing / transportation not spent at the time 



of the valuation date as cited by Mr. Schaefer during the November 2022 phone conversation, but 
it was left in since this is a typical expense for this property. 
 
Exhibit 2 in the attachment shows operational expenses by category from a business survey done 
by the American Camp Association (ACA) in 2021. The expense categories for Resident/Overnight 
Camps add up to just over 61% when adding together the categories Mr. Shaefer identified as 
expenses for the Performing Arts Camp (red).  ORPTS used an expense ratio of 60% in its appraisal 
but has now increased that to 65% so as avoid any possibility of understating the expenses. 

 
Finally, the Assessor discusses the Overall Value as part of the Income Approach to Value. 
 
The Assessor’s stated Potential Gross Income (PGI) of $7,150,000 for the Performing Arts Camp is 
inaccurate because it was derived by multiplying the fees for a 12-week session at the camp, 
$14,300 (the maximum fee per camper if the entire 12-week session is attended), by 500 (the 
number of campers per the Assessor). There are multiple problems with the Assessor’s calculation 
as follows: 
 
Simply deriving a PGI using the rate of the 12-week session ignores the fact that campers have the 
option to attend for three, six, or nine weeks, and the rates per week will vary depending on the 
length of each camper’s stay. 
 
Mr. Schaefer, the camp’s founder, has confirmed in phone conversations in November 2022 and 
July 13 and 17, 2023, that the correct number of campers for the Performing Arts camp alone is 
750. 
 
Additionally, the Assessor’s methodology – multiplying the fees for the longest session by the total 
number of campers – was also used to derive the 0.76 Potential Gross Income Multiplier (PGIM) 
that the Assessor discussed for the Sports Camp. This is not an accurate measure of PGI because it 
ignores the fact that many campers attend for shorter sessions, leaving room for other campers to 
attend at higher rates per week.  
 
Any calculations made for the Sports Camp should not be applied to the Performing Arts camp 
because, as Mr. Schaefer confirmed by phone in November 2022, and July 13 and 17, 2023, the 
two camps are operated entirely independently. Calculations for the Sports Camp are not 
pertinent to the Performing Arts Camp, and the Assessor provides no documentation to support 
his calculations. 
 
According to the Sports Camp’s website, the Sports Camp is also available for rental for “reunions, 
school camps, band camps, sports camps, corporate retreats, conferences, birthday celebrations, 
Bar/Bat Mitzvahs, religious retreats, and other special occasions.” The potential income for all 
these event rentals was not included in the Assessor’s calculations.  
 
A more accurate methodology to calculate PGI was used in the income approach for ORPTS’ 
appraisal as performed for the Performing Arts Camp:  



Per the Performing Arts Camp’s website, camp fees range from $1,100/week to $2,200/week, 
depending on the session. The average of these numbers is $1,650/week. Dividing this average 
weekly fee by seven days yields an average fee of $235 per day per camper. The American Camp 
Association (ACA) Survey Report from 2021 supports this value as that survey shows the national 
daily fee average for overnight, for-profit camps to be $258.73. (See Exhibit 3 in the attachment.) 
 
The Performing Arts Camp is in session this year from June 8th through September 3rd, so the 
$235/day per camper average fee multiplied by the 87 days in which the camp operates yields a 
Price per Unit of $20,445 per camper. $20,445 per camper multiplied by 750 campers – as 
confirmed by Mr. Shaefer – yields a PGI of $15,333,750.  The inaccuracies in the Assessor’s 
approach clearly have resulted in a substantial underestimate of PGI. 
 
Considering the increased vacancy rate to reflect the average number of 600 campers per week 
and the exclusion of office and housing rental income from the income approach to value, ORPTS’ 
value for the economic unit has been reduced from $28,850,000 to $23,580,000, and from 
$21,320,000 to $17,400,000 for the appraised parcel, 450.-1-32. See Exhibit 4 in the attachment 
for ORPTS’ updated income approach to value. 

 
The value of the appraisal selection, parcel 450.-1-32, was derived from valuing the entire 
Economic Unit (all nine parcels owned by the Hancock Land Company, LLC, upon which the French 
Woods Festival of the Performing Arts operates), and then apportioning the value of solely the 
subject parcel (450.-1-32), from the Economic Unit value. This is done by adding the Total 
Assessed Values of all nine parcels in the Economic Unit and calculating a ratio of Total Assessed 
Value of the appraised parcel (450.-1-32) to the Total Assessed Value of all nine parcels in the 
Economic Unit. Exhibit 5 in the attachment shows this calculation and how the ratio of .738299 
was determined for the assessed value of parcel 450.-1-32 relative to the assessed value of all 
parcels in the economic unit. 

 
The Assessor writes that “subsequent to 2019, there have been 92 sales of camps with a minimum 
sale price of $1,000,000. The average sale price was about $3,133,000”. While the Assessor 
includes a chart presumably showing these sales grouped by County (all the Counties listed are 
within New York State), the Assessor has not identified any specific sale information for any of the 
92 sales he references. Not one sale has tax map identification numbers, dates of sale, or any 
description of associated inventory, amenities, etc. included as part of this complaint. The 
Assessor writes he has further stratified these sales “which accommodate 50-1,500 campers” with 
a “mean of $2,600,000” but this information does not provide any specific data which can be 
reasonably used in the context of this appraisal. 
 
Staff believe the likely reason for the omission of specific data for any sale is that no other camp 
among the 92 sales referenced by the Assessor is quite like the subject camp, French Woods 
Festival of the Performing Arts, and no sales study can capture the unique attributes of this camp. 
ORPTS’ appraisal included a sales comparison approach value of $22,600,000 for the Economic 
Unit, which supports the final reconciliation of the income approach value. Even the comparable 
sales used in the appraisal required significant adjustments to make them reasonably comparable 



to the subject. A sales study lacking any explanation of pertinent adjustments with no specific 
sales data offered cannot accurately convey the value of this one-of-a-kind camp. 
 
There are many reasons why the Performing Arts Camp stands out from other camps: 
 
The Performing Arts camp is in the situated close enough to NYC – within a 2.5-hour drive – to be 
able to service clientele and campers from both “downstate” and “upstate,” particularly those 
from NYC, Long Island, and surrounding areas. It’s also close to the border of Pennsylvania. While 
being sufficiently south to attract patrons from NYC, being in Delaware County, it is also far 
enough “upstate” that it can utilize over 250 acres. Few, if any, camps can boast the ability to 
attract clientele from the southern parts of NY and have sufficient acreage for the kind of 
amenities found in this camp. 
 
The amenities/activities the Performing Arts Camp offers help to make it unique. The following is 
not an exhaustive list): 

• Videography and Filming Education 

• Fine Arts Education 

• Costuming Education 

• A Skate Park 

• Two Circuses 

• Rock-and-Roll and Musical Recording Education 

• Magic Shows and Education 

• Radio Production 

• “Dance Hall” 

• “Playhouse” and Theater Department 

• Horseback Riding  

• Fitness Center 

• Tennis Courts 

• Olympic sized, heated swimming pool - used for competitive 
swimming, Red Cross instruction and recreation 

• An over-80-acre lake – featuring instruction on water-skiing, 
swimming, sailing, canoeing or stand-up paddleboarding 

▪ In addition to these and other amenities, this camp is unique in that due to 
its specific location, it hosts performers from NYC and PA, who come to the 
camp to both instruct and perform for campers. Some examples include (as 
noted on the camp’s website): 

• The Pittsburgh Symphony Orchestra – “Members of the PSO will join 

Dr. Doug Droste, director of orchestras from Ball State University and 

The Muncie Symphony and the French Woods Symphony Orchestra 

in a performance and will spend a day at camp teaching master 

classes.” 



• The New York Pops (from Carnegie Hall in NYC) – “The New York 
Pops is the largest independent pops orchestra in the United States, 
and the only professional symphonic orchestra in New York City 
specializing in popular music. Members of the New York Pops will 
spend a day at camp teaching master classes and then play in our 
orchestra with our campers in a special evening of music.” 

 
With all these features of the French Woods Festival of the Performing Arts Camp in mind, no 
sales study can lead to an accurate measure of comparable market value for the subject property, 
particularly one in which no specific sales data have been identified or offered. This property has a 
unique value because it is a unique camp. 
 
All that noted, the sales comparison approach was re-examined, and adjustments have been made 
based on information received from Directors of two camps used as comparables who could not 
be previously contacted by phone. With these adjustments, the new values of the sales 
comparison approach are as follows (see Exhibit 6A in the attachment for a breakdown): 

▪ Economic Unit Value - $22,600,000 
▪ Subject Value (450.-1-32) - $16,700,000 

 
With a reconciled value of $17,000,000 for parcel 450.-1-32 resulting from consideration of both 
the income ($17,410,000) and sales comparison approaches ($16,700,000), per standard appraisal 
practice, allowances were made for Furniture, Fixtures & Equipment (FF&E) -- also known as 
Tangible Personal Property (typically, personal assets affixed to the property) – and the value of 
Intangibles (trademarks, business value, etc.) 
 
A breakdown can be found in Exhibit 6B in the attachment showing the Final Reconciled Subject 
Value ($14,450,000) for parcel 450.-1-32 after deductions were made for FF&E and Intangibles.   
 
The Town also states in the complaint that the tentative equalization rate of 8.12 should be 
adjusted to 10.00, the Level of Assessment stated for the Town’s 2023 roll. 
 
There is no basis for such an adjustment. 
 
Given the change in the market value for parcel 450.-1-32 to $14,450,000, the Town’s overall 
blended ratio has changed from 8.12 to 8.39.  
 
Staff recommends the Town of Hancock’s 2023 equalization rate be issued at 8.39. 



EXHIBIT 1A – FULL MAP 



EXHIBIT 1B – “PERFORMING ARTS CAMP” MAIN PARCELS 

 
 
 
 
 
 
 
 



 

EXHIBIT 1C – “PERFORMING ARTS CAMP” ADDITIONAL PARCEL 

 
 



EXHIBIT 1D – “SPORTS CAMP” PARCELS 

 



EXHIBIT 2 – AMERICAN CAMP ASSOCIATION 2021 SURVEY REPORT, COMMON CAMP EXPENSES FOR 2021 
 

 
 
 
 
 
 



 
EXHIBIT 3 – AMERICAN CAMP ASSOCIATION 2021 SURVEY REPORT, OVERNIGHT CAMP (FOR-PROFIT) DAILY FEE 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

EXHIBIT 4 – INCOME APPROACH VALUATION 
 

 



 
 

EXHIBIT 5 – ECONOMIC UNIT RATIO CALCULATION 
 

 
 
 
 
 

 

 

 

 

 

 

 



EXHIBIT 6A – SALES COMPARISON APPROACH VALUATION 

 



 
 
EXHIBIT 6B – FINAL VALUE RECONCILIATION 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT 7 – ADDITIONAL IMAGES











 



 
 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 
 

 

 

 

 

 





















New York State Office of Real Property Tax Services II: Attachment B
Part A

Recommended Final State Equalization Rates 7/21/2023
For 2023 Assessment Rolls

For Towns Which Have Filed Complaints

Local 
Stated Percent Change

SWIS Municipality Name Parcel Count  Level of Equalization Full Equalization Full in
Code County Name  Assessment Rate Value Rate Value Full Value

123600 Town of Hancock 4,083 10.00 8.12 685,000,000 8.39 663,000,000 -3.2%
Delaware County

533000 Town of Fort Edward 2,742 100.00 91.55 47,800,000 91.55 47,800,000 0.0%
Washington County

Tentative Data Recommended Final Data



MEMORANDUM 

TO: 
FROM: 
SUBJECT: 
DATE: 

State Board Members 
Ms. Ingalsbe 
STAR Exemption Appeals - General Discussion 
July 12, 2023 

Purpose 
The purpose of this memorandum is to present a general discussion of the 
principles applicable to the review of the STAR exemption appeals that are 
presented in the next Agenda Item. The exemptions in question were denied by 
the staff of the Department of Taxation and Finance on the basis that the 
applicable age, income and/or residency requirement was not satisfied. 

Since these appeals involve the financial history of particular persons - particularly, 
information obtained from income tax returns that by law must be protected from 
public disclosure - we recommend that they be considered in Executive Session as 
authorized by Public Officers Law§ 105(1)(f). 

Background 

The STAR exemption is authorized by section 425 of the Real Property Tax Law. Its 
central eligibility requirements are as follows: 

a. Basic STAR Exemption

In order for a property owner to be eligible for a Basic STAR exemption: 
• the property must be the primary residence of the owner(s), and
• the combined income of the owner(s) and spouse(s) who reside on the property

may not be more than $250,0001 for the applicable income tax year.

b. Enhanced STAR Exemption

In order for a property owner to be eligible for an Enhanced STAR exemption: 

1 It may bear mention that the income limit for the Basic STAR credit is $500,000. Appellants whose 
incomes are over $250,000 but not over $500,000 may switch to the Basic STAR credit if they wish, but 
that has no bearing on their eligibility for a Basic STAR exemption. The State Board only has jurisdiction 
over exemption appeals. 



• the property must be the primary residence of the owner(s),
• all owners must be at least 65 years of age (with two limited exceptions

specified below), and
• the combined income of the owner(s) and spouse(s) who reside on the

property may not be more than a formula-based limit (specified below) for
the applicable income tax year.2

As noted above, the law provides that property cannot receive an Enhanced STAR 
exemption unless all of the owners are at least age 65, but it also provides two 
limited exceptions to this requirement. 

One exception is that if property is owned by a married couple or by siblings, only 
one of them must be at least age 65. 

The other exception is that when property owned by a married couple is receiving 
the exemption because one spouse is at least age 65, and that spouse dies, the 
exemption may be continued if the surviving spouse is at least age 62. 

c. Definition of Income

For STAR purposes, income means adjusted gross income for federal income tax 
purposes for the applicable income tax year, reduced by distributions, to the extent 
included in federal adjusted gross income, received from an individual retirement 
account and an individual retirement annuity. 

d. Parameters applicable to today's appeals

The appeals presented to you today all involve STAR exemptions for 2022 
assessment rolls. By law, eligibility for STAR exemptions on a 2022 roll must be 
based upon the following parameters: 

• Income eligibility for both the Basic and Enhanced STAR exemptions is
based on the 2020 income tax year.

• The income limit is $250,000 for the Basic STAR exemption and $92,000
for the Enhanced STAR exemption, and

• Age eligibility for the Enhanced STAR exemption is determined as
of December 31, 2022.

Discussion 

When Tax Department staff determined that a property was not eligible to receive 
a STAR exemption, the property owners were notified that they had the opportunity 
to appeal the decision to the Commissioner.  Where an appeal to the 
Commissioner was denied, the property owners were notified they had the 
opportunity to apply for review by the State Board. 

2 Property owners who fail to satisfy the age or income requirements for Enhanced STAR may still receive 
a Basic STAR exemption as long as their incomes do not exceed $250,000. 



The next Agenda Item presents several such appeals for your consideration. 
Each memorandum is accompanied by a copy of the appellant's submission3 
and a draft resolution we shall ask you to adopt. 

Before you take up these specific appeals, please be aware that their details 
cannot be discussed in a public forum because they involve information obtained 
from income tax returns, and as such, are subject to the secrecy protections of Tax 
Law§ 697(e). 

That being so, we respectfully request that a Board member make a motion 
pursuant to Public Officers Law§ 105(1)(f) calling for these appeals to be 
considered in Executive Session on the basis that they involve the financial history 
of particular persons.  If such a motion should be made and seconded, we would 
recommend its approval. 

3 If an appellant included a copy of a tax return or similar documentation that had no bearing upon their STAR 
eligibility (e.g., if they provided their 2021 return when only their 2020 income is relevant), we would remove 
it before forwarding the submission to you due to its sensitivity. 



Agenda Item IV has been intentionally omitted from this packet to protect confidential information
of private individuals.
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